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Local governments often promote urban redevelopment strategies to bring 
positive change to their neighborhoods. Despite their proven economic benefits, the 
urban redevelopment process often brings negative externalities that harm the social 
fabric of the neighborhoods. Studies have shown that many of urban planning’s current 
issues such as systematic displacement, gentrification, loss of social cohesion, and 
unaffordability, are consequences of urban redevelopment (Glass, 1968; Smith, 1986; 
Feinstein, 1994 and 2010). The goal of the report is to provide municipalities with a 
guidance on the urban redevelopment process by developing an equity-driven approach 
to redevelopment that balances economic growth with communal benefits. The report 
follows three strategies that are key in the implementation of a comprehensive urban 
redevelopment strategy: (1) Establishing Community Goals, (2) Understanding the Urban 
Economy, and (3) Regulatory Analysis. This discussion will be paired with a practical 
application of the strategies in the redeveloping neighborhood of Plaza Egaña in 
Santiago, Chile to illustrate the redevelopment process. The report will conclude by 
providing context-based policy recommendations to Plaza Egaña that mitigate the 
externalities caused by urban redevelopment. 
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CHAPTER 1:  INTRODUCTION 
Case Study: Plaza Egaña, Ñuñoa, Santiago, Chile 
 
The borough of Ñuñoa in Santiago, Chile has historically been characterized by a 
strong presence of middle to high-income families with primarily single-family 
residential housing. Much of the housing stock in the borough was constructed during the 
60s and 70s as higher income families moved out to what was then the periphery of the 
city. A large influx of immigrants from South America in the mid-2000s, as well as the 
opening of line 4 of the Santiago metro in 2005, increased the borough’s population by 
27% in the second half of the 2000s (INE, 2017). In the late 2010s, another wave of 
population growth occurred in Ñuñoa, this time led primarily by the massive incursion of 
real estate investment and construction industry. In 2017, the last national population 
census, the municipality hosted approximately 210,000 inhabitants, and it is expected to 
increase significantly in the upcoming years. 
 
A real estate boom has been underway in this neighborhood since 2010, peaking 
in 2018 with 8,032 approved projects during those year (MINVU, 2018). Scholars and 
Figure 1. Map of the borough of Ñuñoa, in the Santiago Metropolitan Region, (Author's own elaboration) 
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economists foresee an even larger real-estate boom soon due to the launch of Line 3 of 
the metro in 2019 and the construction of an underground highway projected to be 
completed in 2022 (Ruiz-Tagle, 2019). Among the 37 municipalities that comprise the 
Santiago Metropolitan Area, Ñuñoa currently supplies the second highest number of 
apartment residential units, almost exclusively in up-to-25-story apartment buildings. As 
seen in figure 3 below, the apartment residential stock has skyrocketed, with almost 
40,000 new units added in just 15 years, an increase of 121% of the multi-family housing 
stock! 
Figure 3. Housing Type in Ñuñoa, (MINVU, 2018) 
 
Figure 2. Number of Approved Buildings for Ñuñoa, (MINVU, 2018) 
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 The growth of high-rise apartments in Ñuñoa is indicative of the pronounced 
“verticalization” of the Santiago Metropolitan Area. The average height for high-rises in 
the region in 2002 was 4.8 stories, and by 2016 had increased to 8.4 stories, with an 
average of 20 stories in central boroughs such as Ñuñoa (Astaburuaga and Grandon, 
2017). In Ñuñoa, extreme high-rise redevelopment is raises serious concern for planners 
as the borough faces severe social and fiscal issues associated with this growth. 
Financially, the neighborhood is struggling with providing basic services such as 
adequate green space, maintenance of sidewalks and roads, and trash service. 
Furthermore, in a social lens, the municipality is straining to sustain the high standard of 
living which it once had. Noise pollution, increased foot traffic, and road congestion have 
all soared within the past years due to densification. Additionally, one of the biggest 
concerns for both the municipality and its residents, is what Santiaguinos call “guetos 
verticales” or vertical ghettos. This development type consists of high-rise residential 
apartment buildings in which each unit is by occupied by 3 - 4 immigrant families. The 
“guetos verticales” have become a common phenomenon within Inner Santiago 
municipalities, and Ñuñoa has seen a quick increase in these developments in recent 
years (López Morales and Ruiz-Tagle, 2017). 
Figure 4. Location map of Plaza Egaña within the borough of Ñuñoa, (Author's own elaboration) 
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The Plaza Egaña neighbroohd has become representative of the urban 
redevelopment challenges currently occurring in the Borough of Ñuñoa and throughout 
the city of Santiago. Plaza Egaña is located in the eastern part of the municipality of 
Ñuñoa within the Greater Santiago Metropolitan Area. The heart of the neighborhood 
consists of the intersection between Line 3 and 4 of the Metro, which sit below Av. 
Américo Vespucio and Av. Irarrázaval. Plaza Egaña is located six miles east from the 
historic center of Santiago and three miles from Las Condes, the central business district. 
 
With the creation of a second metro line, the construction of an underground 
highway, and Plaza Egaña’s convenient location between the historic downtown and the 
new CBD in Las Condes, the Santiago metropolitan area implicitly designated this 
neighborhood as the new regional transportation node. The population growth in the 
Santiago region and the exceptional accessibility due to the newly constructed metro 
lines, have made Plaza Egaña a prevalent commuting center. Government incentivized 
public transportation caused an increase in land value adjacent to the Plaza Egaña 
neighborhood, prompting national and international developers to speculate and invest in 
high density towers, in what once was a middle-income single-family residential 
Figure 5. Plaza Egaña city context (Google Earth, 2019) 
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neighborhood (Eskarmeta, 2015). In fact, the average price per square meter for a new 
apartment in Plaza Egaña was close to 37.4 UF in 2008, but that average had soared to 




Figure 6. Neighborhood of Plaza Egaña important sites (Author's own elaboration) 
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The Importance of Urban Redevelopment 
 
Cities and neighborhoods change. Overtime, cities grow, decline, evolve, and 
mature, prompting their neighborhoods to change with them. Urban planners, urban 
economists, urban designers, and urban geographers have studied contemporary political 
and economic dynamics of neighborhoods that prompt physical urban change. There is a 
robust literary framework that explains how these processes begin, where they are 
occurring, and why they occur. (Zuk et al. 2015; Krase, 2012; Kreager, Lyons and Hays 
2011; Papachristos et al. 2011).  
 
Local governments often encourage urban redevelopment to bring a positive 
change to a neighborhood. Many urban experts argue that physical change in the form of 
urban redevelopment is beneficial for neighborhood dynamics and city economic growth. 
(Martin and Beck, 2018; Whyte, 2012; Florida, 2002; Dunay, 2001). The redevelopment 
relies on real estate development projects to attract private investment and catalyze other 
physical asset improvements and programing that help increase opportunities for 
neighborhood residents. 
As William Whyte argued in his book, “City: Rediscovering the Center”: 
 
The implicit assumption of physical change is that the chief threat to 
housing for the poor is the improvement of neighborhoods. The problem is 
the opposite. The chief threat is the deterioration of neighborhoods. 
Neighborhoods are not being hurt by investment. They are being hurt by 
disinvestment... (Whyte, 1988) 
 
However, despite the economic benefits, scholars, civic groups, and professionals 
have become vocal about equity issues that arise throughout the process of urban 
redevelopment. Urban planners and urban geographers have written extensively on the 
types of problems that can appear due to poorly sought and regulated physical change. 
For instance, by studying inner London neighborhoods, Ruth Glass showed that urban 
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development causes gentrification and the displacement of families (1968); Neil Smith 
explained how redevelopment disproportionality affects lower-income groups due to its 
association with land value and profit-driven nature (1986); and Susan Feinstein warned 
of the dangers of growth strategies based on real estate development due to its superficial 
nature rather than social-cultural considerations (1994). If city governments, 
professionals, and organizations leading the effort of physical transformation are 
incapable of managing the change, social inequality and economic inefficiencies arise. 
 
Despite the exhaustive research, a knowledge gap exists in which the existing 
literature in equitable physical change fails to engage with pragmatic urban 
redevelopment approaches. Due to equity concerns, practitioners both in the public and 
private sector, are concerned in planning, developing, and designing for spaces with 
urban change. Many studies have showed the unfortunate outcomes of physical change 
such as systematic displacement, gentrification, loss of social cohesion, and 
unaffordability. Therefore, this report will seek to act as a bridge, applying theoretical 
underpinnings in a real scenario, to illustrate a strategic process.  
 
Theoretical underpinnings for a Comprehensive Urban Redevelopment Strategy 
 
This report presents a strategic and pragmatic process for considering urban 
redevelopment, with the aim of balancing equitable and economic outcomes. The process 
described attempts to produce redevelopment outcomes based on the inevitable tradeoff 
between economic growth and income equality. Economic theorists have increasingly 
shown that growth has been associated with less equality, and greater equality with 
slower growth (Rawls, 1971; Fainstein, 2010). Therefore, the urban redevelopment 
approach discussed here aims to balance these concerns with strategic inspiration from 
two economic schools of thought. The supply-side economics approach, such as favoring 
economic growth by advocating lower tax rates and recommending smarter regulations, 
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but also demand-side measures, invoking Keynesian economics and redistribution. These 
policies will advocate more progressive taxes on development and propose value-capture 
programs to subsidize lower-income recipients. 
 
The ineluctable connection between growth and inequality lies in the crucial role 
of redevelopment. To achieve this outcome, urban redevelopment must be complemented 
with social systems which must be equal to the extent of development that is occurring. 
This integrated approach aims to increase the resident’s quality of life by ensuring a 
balance between public services and economic opportunity and using the redevelopment 
process to strengthen civic infrastructure with the goal of creating more equitable 
outcomes and increasing communal benefits. 
 
Developing a Comprehensive Urban Redevelopment Strategy 
 
This report has been developed for the Planning and Zoning Division at the 
Borough of Ñuñoa. The Division has requested this report as a model to address the 
challenges and negative externalities of urban change and as a policy guide for future 
Figure 7. Theoretical framework of Comprehensive Urban Redevelopment Strategy, (Author's own elaboration) 
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development in the borough. The report chapters present a series of five key strategies 
intended collectively to serve as a comprehensive strategy for urban redevelopment.  The 
five domains are: (1) community participation, (2) urban economics, (3) land-use 
regulation and policy recommendations, and (4) real-estate finance, and (5) urban design. 
The goals of this report are two-fold. (1) For professionals to comprehend and be able to 
guide situations in which urban redevelopment is occurring and (2) For professionals to 
confidently propose, design, and manage urban redevelopment in the built environment.  
 
While crafted in collaboration with planning officials in Ñuñoa, this report is 
intended for professionals involved in the process of urban change in other cities in 
Santiago and across Latin American. These include: (1) Urban planners and government 
officials aiming to understand changing dynamics and help establish policies that hinder 
or incentivize physical change. (2) Urban designers and architects seeking context 
information to propose a design that responds to the residents and is sensible to the 
community context. (3) Real estate developers aiming to get insight on economic patterns 
to better respond to community needs. Where this comprehensive strategy is adopted by 
municipalities and firms, it provides guidelines that show how to thoroughly analyze, 
understand, and manage urban redevelopment. 
 
The chapter developing each strategy provides a technical discussion first and 
then a practical discussion of the strategy’s application in the Ñuñoa context.  The 
technical discussion offers general guidelines, best practices, and techniques that will 
Figure 8. Primary users of Comprehensive Urban Redevelopment Strategy, (Author's own elaboration) 
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ultimately focus on developing equitable, economically resilient, context-sensitive, and 
high quality of life places for residents in a range of contexts.  The second part of this 
report is specifically designed for implementation, consisting of applying the approaches 
previously put forward, policy recommendations, and courses of action. This will be 
accomplished by utilizing the previously discussed case study neighborhood of Plaza 
Egaña, Ñuñoa in Santiago, Chile. Employing a case-study in the latter part of the report 
will not only allow the reader to visualize the implementation process but will provide the 
reader the ability to reproduce the strategies in their own context. 
  
Changing the physical fabric of a neighborhood is complex. Professionals 
employed to carry this task must have inter-disciplinary knowledge and a general 
understanding of numerous subjects. Therefore, having an multi-disciplinary approach to 
a multi-faceted process, is imperative. Due to this, the methods explored in this report 
will build on existing planning theory and practice and will take due consideration of 
subjects such as city planning, architecture, sociology, real-estate finance, public policy, 
economics, and geography to make rational and sensible decisions. The end goal is to 
create great communities that increase the resident’s quality of life. 
 
A Place becomes a Case Study 
 
The previously introduced neighborhood of Plaza Egaña, located in the borough 
of Ñuñoa, in Santiago, Chile will be used as the case study in this report. This location 
was selected, as formerly discussed, due to its current densification processes and its 
complex layering of socio-economic systems at the regional and local level. 
 
This case study neighborhood will be utilized in this report to illustrate the 
strategies and guidelines presented. Having a location and using it as a “laboratory” will 
grant the users a type of study scenario, a case study in which they can always look back 
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and examine how to reproduce the strategies applied in their own context. This case study 
will have embedded subunits (public participation, urban economics, public policy, real 
estate finance, and urban design), in order to highlight an important element within the 
larger system.  
 
A case study methodology was chosen because it is frequently used by 
professionals in demonstrating standards of best practices. This method is an appropriate 
research strategy because it grants practitioners the ability to obtain practical knowledge 
that can be applied elsewhere. Since the goal is to create an exemplar community, case 
studies present practitioners with the various elements needed to achieve this goal by 
obtaining the necessary knowledge to foster the desired outcome. Case studies are vital 
for practice-based disciplines. 
 
The Process for a Comprehensive Urban Redevelopment Strategy 
 
As seen in the mind map in the next page, the process for a strategic urban 
redevelopment is comprised of the five strategies previously mentioned. These strategies 
are well-established domains used by several leading planning experts and city 
management professionals. These strategies will be specifically crafted and assembled to 
achieve an equitable and economically balanced urban redevelopment outcome. 
Furthermore, adhering to these five principles guarantees professionals the required 





Figure 9. The process and section of the Comprehensive Urban Redevelopment Strategy, (Author's own elaboration) 
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The first strategy, “Establishing Community Goals”, consists of employing a 
detailed qualitative study of the area and its people and selecting community participation 
techniques. The report will utilize both a content and a meta-analysis to obtain historic 
context, information of the place and its residents, and the different socio-political 
processes that have taken place. This section will also provide observation strategies that 
will grant the practitioner the ability to identify firsthand behaviors and to effectively 
document and evaluate these life experiences. Interviews and surveys will also be 
discussed to understand people’s views, their perception of the place, and to have insight 
on what their vision is for this community.  
 
The second strategy, “Understanding the Urban Economy”, will consist of 
applying contemporary urban economic theory to comprehend the current economic 
patterns and processes unfolding in Plaza Egaña. The urban economic approach will be 
centered towards understanding urban land markets and spatial location patterns through 
bid rent. Furthermore, special attention will be placed on aspects of public urban 
economics such as political policies, infrastructure and transportation systems, and 
municipal zoning as they are a critical part in widening the rent gap, the theory that 
explains why communities experience physical change. The end of this section will 
provide with the type of redevelopment the neighborhood is experiencing.  
 
The third strategy, “Land-Use Policy Analysis and Regulatory Recommendation”, 
will emphasize zoning and land use regulations. This section will focus on helping 
practitioners identify which regulations are proactive, causing physical change, and why. 
It will also provide policy recommendations to the regulatory master plan for the borough 
of Ñuñoa (Plan Regulador Comunal). These recommendations will seek to balance 
between providing residents with a good quality of life, equitable housing, and provide 
the municipality with fiscal growth. This section will detail value capture techniques that 
show promise in managing urban redevelopment.  
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The fourth strategy in this process, “Financing the Built Environment” will focus 
on providing standards and guidelines for an actual projects from the standpoint of real 
estate and urban design. The principles will specifically focus on establishing an 
understanding of the background of the place in order to produce context-sensitive and 
people-oriented proforma and design. We will apply the concepts learned thus far into 
Plaza Egaña Comunidad Sustentable, a 30-story high residential building which is under 
construction at the time of writing (May 2020).  
 
The fifth and last strategy, “Re-shaping the Physical Realm”, will develop a 
neighborhood plan for Plaza Egaña. The plan will provide guidelines for park/open pace, 
street, and building design. Moreover, this section will adjust the current land plan and 
develop a community-oriented design that prioritizes equity through services and quality 
infrastructure.  
 
An individual chapter in the report will specifically focus on each of these 
strategies. Each chapter will begin by giving an overview on how the strategy is used in 
practice and why the strategy is of importance in the Plaza Egaña. Then, the chapter will 
present the guidelines and best practices informing the process. Lastly, the particular 
strategy will be applied in the Plaza Egaña context.  
 
Scope of work and conclusion 
 
The researcher obtained the international travel scholarship from the School of 
Architecture and had the opportunity to do a field study in Santiago, Chile during the 
summer of 2019. During the trip to Santiago, the investigator examined the study area 
and obtained first-hand perspectives on the process regarding the rapid changes in Plaza 
Egaña. For two months, the researcher met with professors at both Universidad de Chile 
and Universidad Catolica de Chile, spoke to professionals (planners, developers, and 
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designers) working in Ñuñoa, and met with public officials from the municipality of 
Ñuñoa. The researcher presented his initial concepts and goals to the Ñuñoa municipality 
which then agreed to allow the researcher to develop a guiding document for its policy 
framework in the future. Therefore, to fulfill the requirements for this master’s degree, 
this report is a section of the larger document presented to the Borough of Ñuñoa. The 
professional report will only include the first three of the five strategies discussed above.  
 
This report is based on the researcher’s broad academic experience urban 
planning, urban economics, and urban geography fields of study. The project also takes 
data and evidence from scholarly articles and professional reports. Furthermore, the 
report incorporates practical advice gained from working in land development and site 
design projects throughout the investigator’s professional career. The structure of the 
report was inspired by an approach used by political economist Albert Hirschman. He 
began his investigations by experiencing reality on the ground, then analyzed facts 
through academic theories and professional experience, and finally applied the 













CHAPTER 2: ESTABLISHING COMMUNITY GOALS 
 
Introduction 
The primary objective of this first strategy is to establish the vision and goals of 
the Plaza Egaña community. The qualitative study will incorporate content analysis and 
meta-analysis to obtain general information on the neighborhood and insight on past 
socio-political processes. Observational methods will show the researcher the physical 
elements and activities that occur in Plaza Egaña. They will provide insight into how the 
space is used, by whom, and the kinds of interactions that take place there. Lastly, 
interviews will be used to understand the opinions of the people that use Plaza Egaña, 
their thoughts of the area, and their future vision for the neighborhood. Gathering such 
community insights is important for an equity-driven urban redevelopment approach 
because it supports a bottom-up process. The data collected with this strategy will 
determine the values and goals of the community, setting the appropriate approach to 
policy, real estate, and design. In short, this strategy should be integrated in practice to 
determine equity-driven and context-sensitive outcomes. 
 
The following are the guidelines discussed in this chapter: 
 
1. Employ content analysis and meta-analysis to obtain socio-economic insights on 
the site (Plaza Egaña neighborhood). 
 
2. Utilize observation as a research method to understand activities and examine the 
physical environment in context of the site. 
 
3. Develop qualitative interview questions to collect information on the site user’s 




Content and Meta-Analysis 
 
The first phase in every site-specific project should be to carry-out initial research 
on the community and its residents. Content analysis and meta-analysis are two research 
methods frequently utilized by practitioners to obtain preliminary knowledge of a site. 
Content analysis is the assessment of secondary data from sources such as city and other 
governmental departments (ex. community meetings, planning documents, etc.), 
newspapers, and local blogs. Meta-analysis obtains secondary data from white papers 
such as university research reports, scholarly articles, and policy documents. These 
documents may be found in the library, or via internet, social media, web searches, etc. 
The documents should also be no more than 10 to 15 years old to be considered relevant.  
 
According to researchers John Gaber and Sharon Gaber, the next step after 
finding relevant articles on the site is to synthesis the data. In their book, Qualitative 
Analysis for Planning & Policy: Beyond the Numbers, they mention there are two 
methods than can help in organizing and managing large amounts of information. The 
first is that while skimming or reading through these documents, one should copy 
important information into a new document. “Try to take notes, summarize important 
documents, and explain their significance.” (Gaber and Gaber, 2007).  
 
Another information gathering technique is called coding. In qualitative method 
scholarship, coding is described as the “transitional process between data collection and 
data analysis” (Saldana, 2009). Coding is assigning a single word or phrase to paragraphs 
in order to summarize the results. The words or phrases can be organized into themes or 
topics which can later be explored. The words and phrases can be counted to understand 
patters or measure frequency. These can easily be visually represented utilizing a word 
cloud. Having preliminary knowledge and information of the study site is crucial before 
embarking on more in-depth analysis. Deploying this swift approach provides a strong 
foundation that is much preferred to walking into the project uninformed. 
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Site Visit & Observation Technique 
 
After obtaining initial knowledge of the study area through research, it is time to 
visit the site. According to prominent practitioners in the fields of planning and design, 
visiting the site of study is important in obtaining a comprehensive understanding of 
socio-economic dynamics and physical form. With technology and satellite imagery, it is 
easy to dismiss site visits; however, there are valuable lessons that can only be learned at 
the site. Context specific methods such as detailed observations and in-depth interviews 
can only be usefully employed during site visits. For instance, observation can grant 
insight on the type of people that use a park in the study site. If children are the primarily 
users of the park, the researcher will then develop actions that respond to the parks users. 
Therefore, whenever possible, site visits are a must when working on a physical 
redevelopment project. 
 
Once on the site, the second strategy is to utilize observation as a research 
technique to obtain invaluable information. Although it is not explicit, researchers can 
deduce part of a community’s values and needs simply by observation. Researchers can 
observe the physical elements in the neighborhood, the types of activities people 
participate in, and which spaces are used the most. However, it is important not only to 
realize the activities taking place, but also to understand why people participate in the 
activities. This information is useful for practitioners because it can be utilized as they 
begin developing policy, real estate projects, or design plans in the urban redevelopment 
process. In short, the goal of the observation technique is to analyze activities within the 
context of the area of study because they reveal everyday practices and permits 
documentation of patterns that can be later used in the overall scheme of the project. The 
concepts behind the observation method were obtained from a dual strategy first 
presented by scholars Silverman and Patterson in their 2014 book, “Qualitative Research 
Methods for Community Development”. The first strategy is called “active observation”. 
The strategy is composed of walking around the site and noting any important activity 
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social systems, and/or physical form (Silverman and Patterson, 2014). The first strategy 
seeks to provide an inventory of the socio-cultural spaces and economic processes 
occurring within the site. Active observation is also great for obtaining the general “feel” 
of the place (residential, commercial, etc.) and surveying the built environments such as 
buildings, green spaces, roads, and sidewalks. It grants a general understanding of who 
uses the place, what things are in the site, and the various societal activities that occur.  
 
The second type of observation is “passive observation”. This type of observation 
technique allows a more in-depth understanding of the site. The method consists of 
choosing different locations on the site (the exact number depends on size of the site), 
observing the activities, and recording the behavior/activities taking place. This strategy 
was first introduced by William Whyte in a documentary and an accompanying book 
called, “The Social Life of Small Urban Spaces”. Throughout the film, Whyte and his 
team chose a variety of public spaces like plazas, streetscapes, playgrounds, even entire 
neighborhoods (such as New York’s Harlem), and set about observing and recording how 
and why people use them. He suggests it is important to document each place being 
observed through film or photograph. Whyte recommends drawing a map noting the 
different activities taking place and describing the type of users in the location (age, sex, 
and number of people participating in the activity, etc.).  The analysis of this 
observational method utilizes quantitative approaches. For instance, the researcher can do 
a simple calculation to know the percentage of people that take part in a specific activity 
(Eg. 70% of all users used the plaza for transportation service, while only 20% used the 
plaza to socialize). Observing the activities in the context will aid the researcher in 




The third and final step in this strategy is to obtain community understanding 
through interviews. After collecting site specific information through secondary data and 
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structured observations, the last step aims to obtain personal insights about the 
community members and site users. Interviews are a strong and efficient method because 
they grants the researcher the opportunity to obtain a more nuanced and in-depth 
understanding of the user’s perception of the site (Rubin, 1995; Fontana and Frey, 2005; 
Silverman and Patterson, 2014).   
 
Interview questions need to have a strategic framework and goal because question 
structure, determines responses. The researcher should begin the question development 
process by asking: “What do I want to know?” or “What information do I want to obtain 
from these questions?”. All the questions being asked should have a purpose and should 
attempt to gain insight into the user’s activities, perspectives, and experiences of the 
study site. Also, according to Silverman and Patterson, it is good practice to divide 
interview questions into three themes (Silverman and Patterson, 2014). For instance, one 
theme can focus on the perception of the site’s changes. Dividing the interview question 
into three themes will provide enough structure to obtain nuanced and detailed responses.  
 
After devising the questions, the researcher must examine the most efficient 
approach to administer the interviews. It is recommended to undertake the interviews 
personally as the topics dealt in urban redevelopment are often better expressed face to 
face. Furthermore, because the project is spatially based, meaning it is anchored around a 
geographical place, individuals chosen to participate in the interview should have a 
connection to this place. Examples of these can be residents, general users, people who 
work on the site, academics who study that place, neighborhood groups, and community 
leaders. 
The goal of the interviews are solely qualitative. This means, that the purpose of 
the interviews is to obtain more in-depth information about the community and the 
activities that occur in the area. This does not entail interviews to find a sample size that 
will yield a statistically significant result. This strategy seeks to build upon our 
observations and initial research, to understand the community’s values and goals. 
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Understanding the community’s needs, issues, goals, and values, sets a foundation that 
will guide the researcher in making a more informed decision about the urban 
redevelopment process. 
 
Application of Content and Meta-Analysis in Plaza Egaña 
 
The researcher commenced the content analysis phase by searching for 
approximately 5 hours internet newspaper articles and news pieces on the Plaza Egaña 
neighborhood.  The articles found with the quick search concerned news coverage on the 
opening of Line 3, the approval of the underground freeway, the approval and consequent 
protest of the real-estate mega-project “Plaza Egaña - Comunidad Sustentable”, and the 
dissatisfaction with the plaza after a remodel. The meta-analysis was made by searching 
on Google Scholar. The scholarly articles recently written regarding Plaza Egaña concern 
the densification of the neighborhood and the expansion of the metro system. The articles 
found during this phase provided the researcher with a strong theoretical and experiential 
understanding of Plaza Egaña and are cited widely throughout this report. 
Figure 10. Poster and news article announcing protest for a real-estate megaproject located in Plaza Egaña, 
(Diario Financiero, 2019) 
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When reading these articles, the researcher took extensive notes and highlighted 
key words that appeared more than two times. These words were then extracted into a 
matrix and used to develop a word cloud. The word cloud was designed to associate the 
number of mentions of a given word with its size. Therefore, the larger the word, the 
more frequently the word appeared in the papers. The word cloud shown below is a 
synthesis and visualization method of the processes that are occurring in Plaza Egaña. 
 
Both the articles and keywords generated are great methodological tools because 
they can be used to inform both the observation and interview methods. For instance, due 
to the numerous articles and constant mention of the words “megaproject”, the 
“Fundamenta Development Company”, and “controversy” in the papers, the researcher 
was able to understand that the “Egaña - Comunidad Sustentable” project is negatively 
perceived by the surrounding community with respect to legal, social, and environmental 
issues. This information gives an opportunity to have more in-depth understanding as to 
why residents are not on board with the project during the interview phase. This 
information can later lead to policy decisions and action. 
Figure 11. WordCloud based on content and meta-analysis conducted for Plaza Egaña, (Author's own elaboration) 
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Application of Observation Techniques in Plaza Egaña 
 
The second method is observation. As stated previously, the observation 
technique has two major components: active and passive observation. The “active 
observation” phase consisted of walking around the site and documenting important 
activities that were occurring. The map above illustrates the paths walked during this 
phase. The routes consist of walking along and through the interior of the main streets 
Av. Americo Vespucio and Av. Irarrazaval. The “passive observation” phase consisted of 
siting and observing the behaviors of people in different settings. This in-depth 
examination occurred in the top three most occupied spaces: (1) Plaza Egaña plaza, (2) 
Mall Plaza Egaña (shopping center), and (3) Metro Exit (Future Megaproject, Plaza 
Egaña Comunidad Sustentable). The map above also identifies these spaces.  
Figure 12. Observation map for the Plaza Egaña neighborhood, (Author's own elaboration) 
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There are three main points the researcher gathered in employing observation 
techniques. The first point is that Plaza Egaña is a very active and congested 
neighborhood used by diverse set of people. The transit-oriented nature of this 
neighborhood is mainly due to the convergence of the two metro stations and two major 
bus stations. Another similar point is that the area is not only a transit node , but a social 
hub The Plaza Egaña plaza and the shopping mall act as social spaces in which people 
travel to participate in activities such as walking pets, reading, meeting-up with friends, 
eating, hanging out, and playing. The last takeaway is that the neighborhood has robust 
service sector. Reading about the residential densification of the neighborhood made me 
expect to find a lack of services. However, on the contrary, available services range from 
community services such as a bank, schools, corner stores, and restaurants to regional 
services such as a hospital and a shopping center mall. 
Figure 13. (left) researcher in Plaza Egaña Comunidad Sustentable megaproject construction site, (center) researcher 
taking notes on uses and activities occurring in plaza, (right) researcher in plaza near a metro station,  
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Figure 15. Photo of the bus stations near the plaza, (Author’s own photograph) 






Application of Interviews in Plaza Egaña 
 
 
For third section, the researcher conducted non-random interviews in three 
locations in which the passive observations took place: (1) Plaza Egaña plaza, (2) Mall 
Plaza Egaña, and (3) Metro Station. Again, these places were chosen due to the large 
number of users available for interviews. The interview process was completed utilizing 
the convenience method, asking people if they would like to be interviewed. The research 
was conducted on Monday, August 5; Thursday, August 8; and Saturday, August 10, 
2019. The interviews were based on a flexible script (or semi-standardized) comprising 
of five general “themes”: (1) descriptive information of the interviewee and their 
household; (2) information about the Plaza Egaña  neighborhood; (3) perception of the 
changes experienced in the neighborhood; and (4) future aspirations for the 
neighborhood. 
 
The interviews also considered open narratives given by respondents. The number 
of interviews conducted, although small (20), was considered enough for an exhaustive 
analysis. The qualitative method used in this section was not seeking representativeness, 
but rather more in-depth and intimate information regarding the community. This was 
achieved when perceptions and concepts began to be repeated and new interviews readily 
gave new information. These interviews were conducted very much as a conversation 
about the process of neighborhood change and the socio-economic long/short -term 
future of Plaza Egaña. The themes that emerged from this analysis, although not 
statistically valid, will be used as guide for policy recommendation and practical 
strategies for Plaza Egaña in future sections. The responses gathered through the 
interviews gave the researcher personalized information regarding the sentiments on the 
redevelopment process currently occurring in Plaza Egaña. Furthermore, less structured 
interviews were conducted purposely with various community leaders and city officials. 
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These interviews were conducted as a conversation about the process of neighborhood 
change and the socio-economic long/short -term future of Plaza Egaña. 
The following are the interview questions asked to participants. (translated by the 
researcher for the purpose of this report.). 
 
 
Participant name: ___________________________ Age: _______ Nationality: ______________ 
Job: _____________ Level of Education: ______________Housing Type: ______________ 
Borough of Residence: _______________ Main mode of transportation: ___________________ 
How often do you visit Plaza Egaña?  
Why do you visit Plaza Egaña?  
 
1. How would you describe the Plaza Egaña neighbrohood? 
 
2. What aspects do you like from the neighborhood?  
 
3. How do you visualize Plaza Egaña in 5 -10 years? (ex. quality of life, population, 
buildings, etc.) 
 
4. What do you think about the new developments occurring in Plaza Egaña? Do you 
appreciate or dislike these changes? Why? 
 
5. What public or private services do you believe Plaza Egaña neighborhood needs to 
improve the quality of life of users? (ex. green space, school, hospitals, police stations, 
etc.) 
 
6. Have you heard about the real-estate project, Egaña Comunidad Sustentable?  What are 
your opinions on this project? 
 
7. What social assets and/or cultural services would you want this project to have? 
 
8. How would you want the neighborhood of Plaza Egaña to look like in 10 years? (ex. 
physically, economically, socially, etc.) 
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Below is an original interview document conducted by the researcher.  
Establishing Plaza Egaña Community Goals 
 
Figure 14. Completed Interview Document 
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There are three main takeaways learned from the interview method. In the 
interviews, approximately 75% of the respondents mentioned that there was not enough 
green space in the neighborhood. During the content analysis phase, the researcher came 
across several articles that expressed discontent over the plaza due to lack of green space 
and that the plaza used to be a community park. During the observation phase, the 
researcher did not encounter any green space at all throughout the neighborhood. This 
important issue raises concern about quality of life as green spaces diminish amid a dense 
development pattern. The dissatisfaction expressed by the neighborhood’s users and the 
clear lack of green space should be addressed through policy development in future 
sections of the report.  
 
The second takeaway is that about 80% of people interviewed were not residents 
of the borough of Ñuñoa (Plaza Egaña’s location). From the interview questions, the 
researcher learned that many of the people interviewed resided in lower income boroughs 
located in the periphery of the city and that the main reason these people frequented Plaza 
Egaña was due to work or commuting patterns. This shows how “regionalized” Plaza 
Egaña is becoming, from a residential neighborhood into a regional transportation node.  
 
Lastly, the interviews reveal dissatisfaction among long-term neighborhood 
residents with the changes occurring. In particular, neighborhood groups are very actively 
involved in protesting any changes. On the other hand, new-residents and commuters 
very much appreciated the changes and praised the metro, the mall, the infrastructure 
improvements, and all other services. Learning about this divide in opinion is crucial in 
developing site-specific policy and development types. This dynamic clearly shows the 
predicament professionals encounter when working in urban redevelopment. 
 
The new residents and users of the neighborhood enjoy the modern amenities the 
neighborhood offers such as the state-of-the-art metro line and shopping center. On the 
other hand, long-term residents perceive the recent changes as endangering their quality 
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of life and seek a smoother transition from a residential neighborhood into a regional 
transportation hub. Bridging these two ways of life is possible by driving neighborhood 
change that does not affect public services for the existing and future residents. However, 
in order to efficiently manage this process, the researcher needs to understand why urban 
redevelopment is occurring and how it is affecting the physical and social outcome of this 
district. Although this chapter provides a vision for the site, the next chapter guides the 
researcher in how to achieve that goal successfully. The next chapter will discuss how 
urban economic theory and land markets can be utilized by researchers to generate 





















The last chapter helped the researcher established the goals of the community. 
However, before any engagement in the practice of urban redevelopment either through 
policy formulation, design, or development, the professional must first analyze the urban 
economic process of the neighborhood. It is instructive to consider urban change through 
the lens of urban economics; the field and its theories and studies provide a consistent 
explanation for many of changes visible in neighborhoods undergoing urban 
redevelopment. Planners can draw on theories of urban economics in practice to identify 
the processes underlying urban change, and to understand their economic foundations.  
An urban economics lens can also provide insights into the potential negative 
externalities of urban redevelopment and their mitigation. 
The following guidelines discussed in this chapter: 
 
1. Comprehend how land-Market (Rent-Bid) theory explains the location patterns of 
an area. 
 
2. Apply land-market theory in area of study and detect systematic economic forces 
in effect through academic and research articles. 
 
3. Understand “rent-gap” theory and identify the “rent gap” originators to 
comprehend the reason why the neighborhood is experiencing physical change.  
 
  
In order to create context-specific policy, design, and development that addresses 
the negative externalities of urban redevelopment in Plaza Egaña, we must first identify 
how urban revitalization occurs, why it is occurring, and what is causing it in the Plaza 
Egaña context.  Therefore, this chapter, will attempt to understand the urban spatial 
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patterns of Plaza Egaña by analyzing the local land market and bid-rent theories. 
Furthermore, context-specific rent-gap methods will be studied to understand why Plaza 
Egaña is changing. Lastly, the chapter will consider government induced rent-gaps to 
illustrate specific elements that have prompted Plaza Egaña’s urban revitalization 
process. In short, this section will explore the various urban economic phenomena in play 
in the Plaza Egaña neighborhood in the last 15 years.  
 
The Importance of Urban Economics in Planning for Urban Change 
 
The spatial structure of a city is very complex. It is the physical outcome of the 
subtle interactions over centuries between topography, infrastructure, investments, 
regulations, and taxation. The complexity of urban spatial structures has often 
discouraged attempts to analyze them or to study how urban policy influences city shape. 
Spatial aspects of urban development can have important impacts on economic efficiency 
and on the quality of the urban environment. However, the evolution of urban form, 
shaped by the complex interaction between market and government forces, is not often 
monitored. Consequently, significant inefficiencies due to a poor spatial structure are 
often ignored until it is too late.  
 
Figure 15. Aerial image of the boroughs of Ñuñoa and La Reina, separated by Av. Americo Vespucio. The street 
divides the two boroughs and shows a clear difference in urban form and building height, (Google Earth, 2019) 
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Spatial patterns within a city are uniquely influenced by land markets (McDonald, 
1997; Munroe, 2007; Ding and Zhao, 2013; Xie et al, 2007; Bertiud, 2019). However, as 
Marshall (2002) further distinguishes, there are two systems that constitute land markets: 
(1) land value – private businesses or citizens actions for profit and (2) land policy –
government investments or regulations for a public good. Marshall eloquently expresses 
this concept building upon Adam Smith’s famous analogy: “the free market is the 
invisible hand and the government is the invisible arm” (Marshall and Campbell, 2002). 
 
Land Markets: Understanding Location Patterns Through Bid-Rent  
 
Urban land markets are of central importance in the theory of urban location 
patterns. The order created by markets manifests itself in the shape of cities. Markets 
transmit through land prices the information that creates the spatial order.  
 
This phenomenon can be understood by utilizing Alonso’s (1964) economic bid-
rent theory. In his theory Alonso suggests that when a person acquires land, he acquires 
two goods (land and location) in one transaction, creating a tradeoff between quantity of 
land and location. In his theory, land rent in an urban area concerns the assumption of 
fixed supply and that land has “particular locational attributes” (Alonso, 1964). These 
attributes can include employment, transportation systems, amenity spaces, etc. In a 
monocentric location pattern model, land price is highest in the city center, as workers 
and consumers can travel to it in the shortest time. (However, as we will discuss in future 
sections, land near transportation systems such as highways, subways, and railroads can 
also have high land prices.) Because both people and firms want the land with the scarce 
locational attributes (e.g. near a transit stop or job center ), competition is high, increasing 





Places with the highest land prices generate vertical development in small parcels 
causing high population/employment density. Similarly, low land prices generate low-
rise development in large plots of land producing low population/employment density. 
This is because financially, high-density development is best suited for high land prices 
and low-density development is best suited for low land prices. This is best explained 
using an example. Imagine a 10,000 m2 parcel of land located in the city center has a total 
land value of $1,000,000. Therefore, if a person wants to buy, develop, and sell for profit, 
what would its highest and best use be? A single-story residential housing unit or a 50-
story high, 800 residential apartment building? The 50-story high building has a higher 
usable m2 producing 800 apartments and thus can provide greater profits than one home. 
(Because of the proximity to the center, bid-rent theory suggests, people are not only 
willing to trade space for the locational attributes but will pay premium rent prices). The 
same process occurs in reverse. As individuals/ firms consider locations at increasing 
distances from the “scare locations”, they assess the price of land that would allow them 
to buy more land and still be satisfied. 
 
 




However, bid rent functions for firms and residences differ in what constitutes 
that satisfaction. Firm’s bid-rent “utility” or satisfaction depends on several variables: the 
price of their output, the average production cost, the transportation cost per mile per unit 
of output, and the level of the firm's output.  Residential bid-rent “utility” function solely 
depends on one variable: location to employment. Therefore, residential bid rent 
functions capture trade-off between commuting costs and land size/costs. Distance to the 
workplace means that the household must spend more money and time to get to and from 
work.  
 
In short, markets are an invisible mechanism that constantly change the physical 
urban environment. More specifically, markets shape cities through land prices. High 
demand for specific locations creates differences in land prices, and in return, shape cities 
by creating high concentrations of floor space (taller buildings). People looking for more 
utility (satisfaction) in higher quantity of land seek low land prices, far from high demand 
areas. Visualizing this urban land dynamic helps professionals make informed regulatory 
decisions either to promote or discourage the market. 
Figure 17. Conceptual diagram explaining Bid Rent theory example, (Author's own elaboration) 
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Urban Change: Rent Gap Theory 
  
In the previous segment, we learned how land markets shape uses and population 
densities depending on demand for specific locations. However, after the market allocates 
densities and uses into space, why do things change? This section will try to present an 
economic explanation for why the built environment changes utilizing rent-gap theory. 
This explanation is important to practice as it will aid in uncovering the economic 
processes that create urban change. Understanding urban changes can in return help 
create policies that manage these systems in increasing economic efficiency or generate 
more equitable outcomes. 
 
Urban economists have developed a robust literature and mathematical models 
that predict relationships among location, land rent, and quantity of land consumed. 
These theories forecast general directions in land, housing price levels, uses, and 
densities when changes in the land market take place. One of these theories is the rent 
gap theory. Building upon the bid rent theory, this theory utilizes a mathematical formula 
to explain why neighborhoods change. The rent gap theory is based on Neil Smith’s 1979 
paper titled “Toward a Theory of Gentrification: A Back to the City Movement by 
Capital, not People “. The rent gap represents the difference in a site's actual value (the 
“capitalized ground rent” or current rent) and its potential value (the “potential ground 
rent”) at its “highest and best use” of land.  When the overall rent gap in an area is 
considerable, it is determined that the area will undergo change as developers identify 
this difference as an economic opportunity on which to capitalize (Smith 1987). This 
change can be brought about through the rehabilitation of existing structures on the land, 
complete redevelopment, or other transformations of existing uses and structures. 
 
Two concepts are important to understanding the theory of rent gap. First, the 
value of land. The value of land is conceptualized in economic transactions as ground 
rent (as learned through bid rent theory). The second important feature to understand is 
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that the rent gap refers to an economic gap between actual and potential land values in a 
given location. The site’s rent deterioration and, thus “gap” occurs because of two 
aspects: natural real-estate investment cycles or government (dis)investment. 
“Realization” of the rent gap is achieved exclusively through development—involving a 
high degree of fixed capital investment—designed to accommodate its potential use. 
 
This theory can be utilized by municipalities in order to predict future changes in 
their community. By applying this theory into a neighborhood, practitioners can identify 
potential sites than can be exploited for the rent-gap and anticipate the specific causes for 
the urban change, giving practitioners leverage in applying equity driven policy to 
remediate the externalities.  
 
Application in Plaza Egaña, Ñuñoa 
 
Building on the conceptual foundation above regarding the dynamics of urban 
land markets, the remainder of this chapter will provide a critical urban political economy 
perspective through the nexus of real estate production and transport infrastructure. The 
theoretical discussions in this section will then be applied to the rent-gap in the context of 
Santiago and the borough of Ñuñoa.  
Figure 18. Diagram showing how the Rent Gap works, (Clark, 1995). 
 38 
 
As mentioned earlier, Smith defines the rent gap as the difference between a 
capitalized ground rent (CGR)—the present value captured by owners of existing 
decayed properties that have not been redeveloped—and a potential ground rent (PGR)—
the highest rent value accrued by the land once it has been redeveloped (Smith, 1979). 
Within the context of Santiago, recent studies have confirmed that the rent gap is mainly 
enlarged not by devaluation of the potential ground rent—as original versions of rent gap 
theory propose (Clark, 1987; Smith, 1979)—but by inflation of the capitalized ground 
rent (Hackworth, 2007; Lopez-Morales, 2015). 
 
In Ñuñoa’s context, government intervention is by far, the most important rent 
gap creator (Lopez Morales, 2019). These rent gap formations are made by (1) public 
investment in transportation infrastructure and (2) loosening of local government building 
regulations. A paper by Ernesto Lopez Morales et al. titled, “Rent gap formation due to 
public infrastructure and planning policies: An analysis of Greater Santiago, Chile, 2008–
2011”, calculates the effect the metro and land up-zoning has on the potential ground rent 
(PGR).  
 
Figure 19. Diagram showing how the Rent Gap works with public incentives, (Clark, 1995 and author's edits). 
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Results in this research show that apartments sold within a 1 km (.6 mi) radius of 
a Metro station in Ñuñoa yielded a potential ground rent that was 26% higher than for 
apartments located farther away. According to Lopez-Morales’s (2015) method, this 
signifies that the net profit generated by “public investment” and captured by the 
developer following the sale of the residential units is 26% more. Furthermore, the 
analysis also shows that each additional floor increase of FAR in the borough’s master 
plans (upzoning— the “regulation” portion of the rent gap created) produces an increase 
in PGR of about 6.1%. In short, the rent gap occurring in Ñuñoa results in socially unjust 
and economically inefficient externalities because public investment is mainly captured 




Figure 20. Spatial concentration analysis of the Rent Gap in Greater Santiago, (López-Morales, 2016) 
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Further Economic changes 
 
During the Pinochet regime (1973-1989), the city of Santiago, was a focus of the 
military government's housing and urban development policies; these were policies that 
complemented the conservative economic objectives of the military dictatorship. The 
orthodox neoliberal economic model in Chile of the mid 1970s was translated in the 
formulation, in 1979, of a new National Urban Development Policy. Championed by the 
Chilean Department of Housing and Urbanism and fully supported by Dictator Augusto 
Pinochet, the national policy states: 
 
“Markets are the best allocators of land among different uses, both in 
private and public terms. Urban land is not a scarce resource and land uses 
shall be decided according to their profitability. Procedures must be 
defined, and restrictions must be eliminated to allow the natural growth of 
urban areas, following market trends. The free market is the best scenario 
for the convergence between the private and the social interest. Land use 
must be governed by flexible provisions defined by market requirements.”  
(MINVU 1981) 
 
The city of Santiago, since the 1980s, has been a visible reflection of this urban 
land policy. In Santiago, a metropolis of nearly 7 million inhabitants, no metropolitan 
level of government exists. Because of this, land use, building codes, and zoning 
regulations in Santiago depend on each municipal-level government. This produces a 
state of competition among “entrepreneurial” local-level municipal governments who 
behave as land market suppliers (López-Morales et al., 2012). 
 
Following the election of a democratic government in 1990, after 17 years of 
dictatorship, a new urban development strategy was implemented in Santiago to generate 
a more conducive political and economic environment. Santiago’s Repopulation Program 
(SRP) formed the core of a broader strategy for urban regeneration after many decades of 
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urban decay and depopulation of Santiago’s cental boroughs. The goal was to reestablish 
the central, economic role that Santiago had always played in the past as the capital city 
of the Metropolitan Region by attracting middle-to-high-income residents to the city 
center. 
 
Ñuñoa always had enormous potential for growth given its advantages over other 
recently developed areas in the Metropolitan Region. The borough had excellent urban 
infrastructure, public schools, and hospitals, and benefitted from its central location such 
as proximity to work, commercial areas, and public transport. Moreover, it was endowed 
with a rich cultural legacy and heritage, and large public green spaces. Therefore, starting 
in the early 2000s the borough of Ñuñoa began to capitalize on its resources by seeking to 
attract capital through strategies of land redevelopment, intensification of land use, and 
the modernization and extension of transport infrastructure (Paget-Seekings, 2015 and 
López-Morales, 2016). Through a range of strategies and often new institutional 
arrangements (local development corporations, business improvement districts, urban 
megaprojects, and public transport enterprises) the borough has offered incentives for 
investing in real estate and infrastructure markets in certain urban places, such as Plaza 
Egaña. In fact, since the 2000s, the borough of Ñuñoa has redrafted its local master plan 
(Plan Regulador Comunal), seeking to liberalize its building regulations oriented to large-
scale construction and hence increase the potential ground rent. 
 
Moreover, investment in transportation infrastructure is an integral part of 
Santiago’s urban entrepreneurial strategy (López-Morales et al., 2012). At the regional 
level, government agencies such as the Metro of Santiago and Ministry of Transport and 
Telecommunications are powerful and autonomous. Transportation departments have 
unlimited control over land, expanding and soliciting land along the way, with no 
consideration of externalities (López-Morales, 2016). At the local level in Plaza Egaña, 
two transportation initiatives have been recently undertaked. The first is the construction 
Line 3 of the metro intersecting Line 6. This project opened in early 2019 and is one of 
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the largest interchange stations in Latin America. This interchange area grants direct 
access to both the historic downtown and the central business district. The second 
initiative is the construction of a two-level underground highway that is below to Av. 
Américo Vespucio. This construction will be completed in 2022 and is expected to 
provide Plaza Egaña with only a 10-minute commute to the central business district in 
Las Condes. These two mega-projects demonstrate the bold investments both the Region 
of Santiago and the Borough of Ñuñoa have sought in transportation.  
 
 
Lastly, Plaza Egaña responds to development spill-over coming from nearby districts that 
experienced intensive concentration of real estate construction during the previous decade 
such as Las Condes, the central Business district (Lopez-Morales 2015 and Lopez-
Morales 2016). Also, the tightening of the zoning codes in boroughs such as La Reina 
and Providencia, the historical municipalities adjacent to Plaza Egaña, has redirected 
investors towards the neoliberal borough of Ñuñoa. In the last 15 years, Ñuñoa has 
experienced rapid modernization and enlargement of its privately built housing stock, 
along with the supply of public and private transport infrastructure and transformations in 
the institutional landscape of urban governance and planning (Zegras and Gakenheimer, 
Figure 21. 3D rendering model of underground highway below Av. Américo Vespucio. This construction will directly 
connect Plaza Egaña to the CBD and it is expected to be completed in 2022 
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2000; De Mattos, 2003). Understanding the public economic dynamics that affect 
changing neighborhoods are important because they can exacerbate or discourage 
change. The policies presented have caused rapid urban redevelopment and visualizing 
the outcome of these policies can help professionals alter them, generate economic 
efficient and equitable outcomes. Therefore, in the case of Plaza Egaña, the dramatic 
changes in the landscape in the last few years (increase in potential ground rent) has been 
caused at the metropolitan level through economic policy (as we described in the next 




Urban planners often overlook the influence that land markets, land values, and 
land policy have on the physical and economic dynamics of cities. In market economies, 
highly regulated land markets influence the shape of urban development, not directly 
through design, but by implementing a coherent and consistent system of land use 
regulations, infrastructure investments, and land related taxes. In the long run, the shape 
of a city will depend on the way the real estate market reacts to the incentives and 


















This next section, “Land-Use Policy Analysis,” discusses a technical and very 
necessary part of the process of urban revitalization. The chapter will provide readers 
foundational guidance on what to look for in regulatory documents and how to leverage 
the regulatory information for an economic and socially balanced urban redevelopment 
process.  
 
The Land-Use Policy Analysis Guidelines are as follows: 
 
1. Examine comprehensive plan to understand community’s pressing needs and 
issues. 
 
2. Evaluate the Regulatory Plan and zoning code for the community.  
 
3. Organize and relate the two planning documents with previous studies of 
community context (i.e. community engagement and urban economics).  
 
4. Draft policy recommendations that specifically address the urban changes 
underway and the gap between the what is envisioned or outlined in 
comprehensive plan and zoning documents and what has been learned about the 
community context. 
 
The first step in this section is to examine the comprehensive plan. 
Comprehensive plans are normally an exhaustive analysis of the community’s current 
situation and present abstract goals and objectives that are supposed to help reach the 
community’s future vision. An evaluation of the document can yield specialized insight 
into the weaknesses and issues in a community. Furthermore, the plan provides thorough 
community context (demographics, housing, population, education levels, etc.) in the 
form of quantitative and qualitative data analysis, maps, and charts. This grants the 
professional, along with the previous two sections (urban economics and community 
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engagement), a different approach to community context.  There is no need to read every 
single detail, especially if this plan is for the entire city. All comprehensive plans vary in 
terms of their components; however, the following are overall recommended sections that 
are crucial to analyze in more detail if planning or designing for a changing community. 
 
• Guiding Principles & Vision Statement 
• Goals, Objectives, and Actions 
• Community Participation & Proposal 
• Community Diagnostic (Current Situation) 
• Strengths, Weaknesses, Opportunity and Threats (SWOT) Analysis 
• Land-Use Chapter 
• Economic Strategy (Development) Chapter 
• Implementation Chapter  
 
There are two key concepts professionals should gather from examining the 
comprehensive plan. First is determining if the goals and vison statement presented in the 
comprehensive plan align with the goals and vision formulated by the researcher based 
on the activities and interviews in the ground. For instance, it is possible that a key goal 
in the comprehensive plan calls for more real-estate growth, while community users seek 
a preservation measure. It is important that the interests of community users are 
implemented in both systems to formulate middle-ground policy that provides benefits to 
both entities. A second concept to look for is mention of an urban redevelopment plan. It 
is important for the researcher to know if the borough recognizes or dismisses the threats 
urban redevelopment causes or if the borough has an active plan to mitigate the 
externalities. Understanding this plan can help the researcher have an understanding how 
much help the borough needs in mitigating the negative externalities. (If policies should 
aim to support an already existing plan or develop a mitigation scheme from the start.) 
 
The second step is to evaluate the regulatory framework and/or zoning plan for 
the community. The analysis of these documents is crucial because they determine 
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physical form (building uses, height limits, residence size, set-backs, green space 
requirements, etc.) influenced by socio-political and economic forces. Reviewing these 
documents are mainly important because they are the law. The comprehensive plan is 
largely a research or advisory document, zoning and code regulations are enforceable. 
Regulatory frameworks and zoning plans are highly complex and full of technical jargon. 
Therefore, it is also not necessary to read through the whole document. For zoning codes, 
a zoning map with a legend is all that is needed. The legend will inform what zone the 
neighborhood and can see the requirements (parking set-back, building height, etc.)  of 
that zone in the regulation framework. Within the context of urban redevelopment, one 
major theme should be further investigated while examining the community’s zoning 
regulation. First, the researcher must specifically examine regulations that are causing 
urban change. In the previous chapter, we examined how in Ñuñoa adding a floor to the 
building height limit increased the rent return by an additional 6%, encouraging 
development in neighborhoods that allowed relaxed height regulations. Other regulations 
that can exacerbate urban redevelopment are liberating density, apartment sizes, and floor 
areas.  
 
The final step of this strategy is critical because it organizes and relates the 
borough’s planning documents (comprehensive plan and regulatory framework) with the 
site knowledge obtained thus far to begin identifying policy intervention. By examining 
the borough’s comprehensive plan and regulatory framework, the researcher will clearly 
(1) recognize discrepancies that may exist between community aspirations (gathered in 
community goals chapter) and the borough’s vision for the neighborhood, (2) identify the 
negative economic externalities that have developed due to urban development (collected 
in urban economics chapter) and survey if any strategy to address the externalities has 
been implemented, and (3) categorize if the borough is encouraging or discouraging 
urban redevelopment through zoning regulations. By identifying these inefficiencies, the 
researcher will be able to initiate fabricating context-driven policy recommendations that 
address the externalities. 
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Land-Use Policy Analysis in the Plaza Egaña Context 
 
Plaza Egaña’s comprehensive plan’s best representation is the “Plan De 
Desarrollo Comunal” or the Borough Development Plan. In the Santiago metropolitan 
region, these plans are commissioned by elected mayors at the beginning of their term. 
The Borough Development Plan is a six-year “road map” for the borough, as Mayoral 
elections occur every 6 years. Ñuñoa’s mayor, Andres Zarhi Troy, commissioned this 
document to serve for his time in office from 2016 to 2021. 
 
The purpose of The Development Plan as stated by Mayor Zahri Troy is as follows: 
“The Community Development Plan is the main planning and 
management instrument of the municipal organization. Its purpose is to 
contribute to an efficient administration of the Borough and to promote 
study initiatives, programs and projects aimed at promoting the economic, 
social and cultural progress of its inhabitants.” 
 
The researcher examined, read, and highlighted relevant community goals, 
objectives, and actions for the recommended sections outlined in step 1. Here, I 
summarize the results of the economic development section of the comprehensive plan 
given their importance to the Plaza Egaña case. In general, the borough plans are to 
utilize the Plaza Egaña neighborhood to demonstrate Ñuñoa’s high quality of life and 
“modern” development. Throughout the comprehensive plan, the plan states numerous 
times that Plaza Egaña is the “gateway” and the “front-door” to the borough, and thus 
needs to reflect the high standard of living Ñuñoa offers. The comprehensive plan 
outlines that the best way to achieve these goals is by promoting real-estate investment 
and seeking infrastructure improvements through large scale urban renewal. Specifically, 
the actions outlined by the borough encourage private sector development of shopping 
malls and high-rise mix-use buildings, and call for public financing of metro lines, 
underground highway and parking, and modernizing street lighting and electrical cables. 
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The table below details the specific goals, objectives, and targeted actions identified to 
address economic development in Plaza Egaña.  
Goals:  
• Promote investments (private and public) in infrastructure, lighting, green areas, 
etc., in order to continue building and leading a community with a high quality of 
life.  
 
• Encourage the redevelopment of this area as an urban renewal area.  
 
• Improve accessibility and road connectivity between different sectors within its 
territory and in relation to the rest of the metropolitan area. 
 
Objectives: 
• Promotion of real estate investment in the borough borders (Av. Américo 
Vespucio; Av. Irarrázaval; Av. Vic Mackenna)  
 





• Operation of the road network and efficient transport 
 
• Green area, recreation and recreation systems. 
 
Actions: 
• Construction of underground parking lots 
 
• Metro Project: Construction of a metro line through Irarrázaval should be 
promoted, given the high density of that avenue and of the sector. 
 
• Paving and improvement of main avenues and streets. 
 
• Electrical Cable Burial Project: Promote the burial of the electrical wiring 
in main streets, through the Shared Urban Financing Law or other sources 
of financing, starting with the Av. Irarrázaval  
 
• Street lighting. Promote financing alternatives for the provision and 
permanent modernization of communal public lighting, with special 
emphasis on energy saving 
 
• Malls. Encourage in the private sector the installation of shopping centers 
(mall, shops, entertainment venues, cinemas, etc.).  
 




While examining the Ñuñoa comprehensive plan, the researcher came across the two 
maps depicted below. The map on the left verifies Plaza Egaña as a hyper-dense area and 
shows Plaza Egaña’s vast difference in density compared to adjacent neighborhoods.  
The map on the right shows the open spaces in the borough, reaffirming Plaza Egaña’s 
lack of green space. The only type of public space in the neighborhood is the plaza, 
which serves a transit area rather than a recreation/leisure space. 
 
Furthermore, scholars also utilize the associated strengths and opportunities to 
leverage the neighborhood future goals and values. In this case, we will use the strengths 









Figure 22. (Left) Ñuñoa Density Map showing Plaza Egaña as one of the densest neighborhoods, (2016 Ñuñoa 
Comprehensive Plan); Figure 25. (Right) Ñuñoa Open/Green Space Map showing Plaza Egaña with minimal green 
space, (2016 Ñuñoa Comprehensive Plan) 
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The researcher employed a SWOT analysis based on the comprehensive plan of 
Ñuñoa through the lens of urban redevelopment. In the context of this report, the SWOT 
analysis was utilized as a tool to identify the current and future externalities in the 
neighborhood due to urban redevelopment. Although most of the issues and threats 
identified are direct externalities from urban redevelopment process, the comprehensive 
plan takes a development approach in dealing with the externalities. For instance, in page 
60 of the Comprehensive Plan, the document identifies Ñuñoa’s fiscal issues in recent 
times such as struggling to keep up with the cost of services in rapidly developing and 
dense areas such as Plaza Egaña. However, the borough’s approach to dealing with this 
externality is to continue luring more real-estate development to generate a higher tax 
base and be able to pay for services. The goal of this approach seeks to raise property 
values through investment, which in turn, will raises the tax revenue for the borough. 
However, this development approach currently employed by Ñuñoa will not only drive 
long-term residents of the neighborhood, it will increase future rent prices, making it 
unaffordable for most economic groups. This is because when land values are increased 
(generating more taxes for the city), renters bear the cost of the rise in land value by an 
increase in rent prices (as learned in the urban economics chapter). These types of 
approaches by the municipality create not only ineffective social and economic outcomes, 
but do not align with the goals established with the community in chapter 1. Therefore, as 
Figure 26. SWOT analysis based on comprehensive and zoning plan, (Author's own elaboration) 
Strengths Weaknesses 
Strong interest of the real estate companies to invest remains Financing constraints due to increase in service demands
Robust connectivity (attractive to new businesses)
 Not enough personnel for new demands in city services
A strong identity with good access for neighbors Lack of parking at new Metro stations
Commercial areas with great functionality and diversity (resident finds eHigh land value limits investments
Location and connectivity with the rest of the city Increase in compliants for building permits
Roads are affected by increases in building verticality (higher density)
Disinformation on the part of neighbors throughout the development of the projects.
Opportunities Threats
Promote green areas as points of social and neighborhood integration Large influx of people from new metro stations may increase insecurity 
Leverage the "Public Space Law" Improper uses of apartment subletting
Development of spaces for informal small businesses Neighbors discontent due verticalization and lack of information
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the researcher begins to develop recommendations, it is important to implement both 
equity-drive and economically efficient policy that respond to both community goals and 
the urban economic systems learned in chapters 1 and 2. 
   
Examining the regulatory framework and zoning plan is also a crucial step for 
policymaking. Professionals must assess the neighborhood’s regulations in order to 
understand why the regulations might be resulting in inefficient externalities and thus 
develop policy that builds upon them or create new policy that replaces the current one. 
The Ñuñoa territorial planning document was first adopted in 1989, but its most recent 
update was in August 2019. This document outlines land-use regulations in the borough.  
Plaza Egaña is mainly composed of two zoning codes: Zone Z-1 and Zone Z-1B. The 
following are the regulatory conditions for building in Zones Z-1 and Z-1B for the 
historic zoning period (1989 – 2019) and the recently adopted regulation period (2019 to 
present):  
 
Figure 27.  Zoning map with permitted uses, (Nunoa Zoning Code and Regulations, 2019) 
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Zones Z-1 in the regulatory plan is mainly located in the adjacent parcels next to 
intersection of Av. Americo Vespucio and Av. Irarrázaval. While Zones Z-1B are mainly 
located the periphery of the neighborhood. The primary difference between these two 
zoning types that regulate Plaza Egaña is their maximum height. Zone Z-1 has a higher 
height limit of 15 floors, while the Zone Z-1B has a height limit of 10 floors.  
 
One of the key differences between the current regulatory plan (2019) and the 
preceding ones (1989-2019), is that previous plan did not have a maximum height limit. 
However, in the 2019 update of the regulatory plan, Zone Z-1 does not have a maximum 
density meaning that there is no limit to the amount of people living in the building. 
Furthermore, the regulation increases the maximum constructability ratio from 3 to 4, 
increasing the amount of building that can be constructed in a parcel of land. Lastly, the 
regulatory update increased Zone Z-1 floor to area ratio (FAR) from 50% to 60%. This 
1989-2019 2019-currently
Minimum property subdivision area 5,382        5,382              sqft
Floor to Area Ratio (FAR) 60% 60%
Front yard Setback 20 20 ft
Maximum building height none 98 ft (max. 10 floors)
Constructibility coefficient none 3
Side yard Setback 15 15 ft
Back yard Setback 15 15 ft
Maximum gross density none 3,500              people per acre
Zone Z-1B
1989-2019 2019-currently
Minimum property subdivision area 5,382        5,382             sqft
Floor to Area Ratio (FAR) 50% 60%
Front yard Setback 20 20 ft
Maximum building height none 144 ft (Max. 15 floors)
Constructibility coefficient 3 4
Side yard Setback 15 15 ft
Back yard Setback 15 15 ft
Maximum gross density none none
Zone Z-1
Figure 23. Development Regulations for Z-1 and Z-1B, (Nunoa Zoning and Code Regulation, 2019) 
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signifies an increase in usable building square footage (usable sqft meaning sqft in which 
profit can be made).  
 
From this information, we can infer that Plaza Egaña will continue to be a highly 
densified area with mostly residential, office, and mix use capabilities. Although some 
compromise with the community members was made by placing a building height limit, 
the increases in maximum density, floor to area ratio (FAR), and maximum 
constructability regulations show the borough favoring large-scale real-estate 
development, worsening the negative externalities due to the development-driven 


























In this report thus far, Chapter 2 has analyzed the neighborhood of Plaza Egaña 
qualitatively to establish community goals and values, Chapter 3 has evaluated the urban 
economy of Plaza Egaña to understand the reason urban redevelopment is occurring and 
to identify the urban systems initiating the changes, and Chapter 4 has examined both the 
current comprehensive plan and zoning regulation of Plaza Egaña to identify policy gaps 
that are creating inefficient outcomes. This final chapter will produce policy 
recommendations for the Plaza Egaña neighborhood, by assessing all assets, 
opportunities, issues, and vulnerabilities in Plaza Egaña and applying the technical and 
theoretical insights established thus far. The second half of this concluding chapter will 
provide a general summary and a reflection on the urban redevelopment process 
established in this report.  
 
The chapter will aim to draft policy recommendations that address the negative 
externalities caused by physical urban change. The goal of the recommendations is not 
only to respond to the disorganizations currently caused by physical change, but to 
generate a robust and resilient framework that will generate equitable and economic 
urban redevelopment outcomes overtime. The policy recommendation process will begin 
by providing the reader an overview of the issues previously identified in the previous 
chapter. Then, each externality will be examined in detail to determine how the 
externalities are socially and economically inefficient and why it is important to 
intervene. Finally, the researcher will develop policy recommendation by using the 
contexed-based knowledge of Plaza Egaña.  
 
 55 
The following are four main social and fiscal inefficiencies that have been identified by 
the researcher in the Plaza Egaña neighborhood: 
 
• Increase in rent value due in part to public sector infrastructure investment 
(metro) and the relaxation of development regulations. 
 
• Financing constraints lower quality of life (green space) 
 
• Apartment subletting; "Ghettos Verticales"; high density  
 
• Public transportation and land-use regulation near metro stations 
 
 
Capturing the Value Conferred by Public Investment on Privately 
Owned Land and Property 
 
 
As learned in the urban economics Chapter, one of the largest “shapers” of urban 
spatial patterns in Santiago is the Metro. Both businesses and residences bid premium 
rents in order to locate in proximity to the metro. The demand to locate in this area has 
prompted investors to redevelop entire areas in Ñuñoa to capitalize on the ground rent. 
One of these areas is Plaza Egaña, located just steps away from a metro station. Lopez-
Morales found that, on average, developers capture 26% higher rents for apartments 
located within 1 km of a metro stop. This signifies that taxpayers, through their metro tax, 
are subsidizing private development. 
 
Furthermore, due to a surge in metro fares and its consequent protests in late 
2019, Santiaginos have vociferously vocalized about the metro’s role in urban 
entrepreneurialism and private development. In fact, in a real estate project in the heart of 
Plaza Egaña (Egaña Comunidad Sustentable) is partly owned by the metro. The metro 
made a deal with the developer in which they rented their land and they in return received 
some profit (Evaluación de Impacto Ambiental, 2019). Therefore, in many of the projects 
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close to metro stations, developers receive indirect benefits from the increase in land 
value, but as well as direct benefits through land development agreements.   
 
Public investment in metro lines generate huge increases in surrounding land 
values (Hammel, 1999; Hackworth, 2007; Lopez-Morales, 2015). This causes developers 
to invest near the metro line in order to capitalize on higher development opportunities 
generated by the new infrastructure. Since public investments and decisions are intended 
to maximize community benefit, it is socially and financially inefficient to allow several 
developers to profit immensely from the process while others gain little or are 
disadvantaged. 
 
According to a recent study, housing prices between 2009 and 2019 have 
increased by 91% and the metropolitan region of Santiago needs approximately 100,000 
more new housing units to satisfy the demand (Perucich and Núñez, 2019). The recently 
inaugurated line 3 of the metro was in part commissioned to solve this issue by spurring 
real-estate development, densifying corridors adjacent to the metro, and thus meeting the 
demand for housing. The current redevelopment and densification process occurring in 
Plaza Egaña is a direct response to this public investment.  
 
Paradoxically, the attempt to increase supply by public investment has generated 
an externality that subsidizes land prices for developers by providing lucrative land for 
speculation, increasing rents in the process (26% higher rents for apartments located 
within 1 km of a metro stop). During the development of the metro, no mechanism was in 
place to capture the value added by the public sector. The increase in land values has 
disproportionately negatively affected people not able to pay the premium rent.  
 
The policy proposition recommended to remedy this inefficiency is to create a 
land value capture mechanism that encapsulates some of the increased revenue on land 
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rent.  The best use of the value capture will be to use this to subsidize the lower-income 
taxpayers by ensuring affordable housing in the new developments in Plaza Egaña. 
 
The value capture policy proposal is to have a development charge applied to land 
purchases near the metro. It is a form of distributive tax that is highly targeted towards 
developers reaping the benefits of regional public infrastructure (metro/underground 
highway). In short, the development charge is a betterment tax, an attempt to recoup from 
the landowner a part of his gain resulting from the public sector. The development charge 
will be based on the difference between the Development Baseline (value of the property 
based on its geographical attributes, prior to the public investment) and the Development 
Ceiling (value of the property based on its geographical attributes, after  to the public 
investment. The valuation will be established on a case‐by‐case consideration but can be 
systematically calculated as public investments are identified. 
 
There are various negative externalities that can arise because of this regulation. 
Firstly, because Santiago does not have a central regulatory system, placing a regulation 
in Ñuñoa, can limit its capacity to attract investments, in comparison to other Boroughs.  
However, the author argues that areas close to the metro such as Plaza Egaña have 
sufficient locational advantages (great connectivity to regional metro and close to both 
downtown and CBD) that implementing a development tax will not discourage 
investment. In fact, the 2016 Ñuñoa comprehensive plan asserts that the demand for real-
estate development is very high that the demand can be used to leverage social systems 
with very little negative economic externalities (Plan de Desarrollo Comunal 
(PLADECO), 2016). 
 
Secondly, determining the appropriate rate of taxation is also important. Applying 
an extreme development tax can completely disincentivize development. This 
phenomenon can be represented by what economists refer as the Laffer’s Curve. Laffer’s 
Curve illustrates the concept of tax elasticity, where tax income changes in response to 
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rate of taxation. If tax rates are 0%, no tax revenue is raised. However, if tax rates are 
100%, leaving no profit for developers, then investors will be discouraged from 
developing in the area, leaving no tax revenue. Therefore, the concept states that 
somewhere in the middle, there is a “revenue maximum” point in which both a 
municipality obtains the most revenue without discouraging investors. According to a 
report by the Urban Land Institute titled, “Value Capture Finance: Making urban 
development pay its way”, a good practice technique in implementing this policy is to 
“feel investment response”. This is done by applying a small charge and periodically 
increase the charge until a balance point is reached. The rate depends on the amount 
reaped by the private development due to public investment. Because in the case of Plaza 
Egaña and the borough of Ñuñoa is quite high (26% of mega-projects can be millions of 
dollars), securing a quarter (25%) of the 26% extra profit is a conservative estimate to get 
started. This way the municipality can “test the waters” and can adjust periodically to 
minimize any risk of economic demise. 
 
Figure 29. The laffer curve showing to show the relationship between tax rates and the amount of tax revenue collected 
by governments, (Image from Investopedia, Chappelow, 2020) 
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The third and final matter to consider is the developments that would be subject to 
the charge. Previous and future developments that derive significant economic benefits 
from the public investment should comply with the regulation. To determine which 
developments benefit, property and land values should be monitored before and after 
public investment to calculate the increase in value. 
 
Ensuring that New Development Pays for Itself:  Financing Public 
Services and Facilities in a Context of Rapid Growth 
 
 
With the rapid growth in population and increasing densification in Plaza Egaña, 
Ñuñoa has been under extreme pressure to provide essential services to maintain the 
quality of life that has always distinguished the area.  
 
According to the regulatory plan, land tax revenue is Ñuñoa’s major source of 
income to finance their public infrastructure and social services. Prominent urban 
planning scholars contend that the real-estate property tax is the most suitable way to 
finance public services (Rondinelli, 1990; Foldvary, 1994; Levinson, 2001). This is 
because the value of the property is enhanced by the public expenditure.  
 
The reliance on development property taxes has produced inefficient fiscal 
outcomes for the borough, however. This inefficiency can be best explained by an 
excerpt from the economic development section of the 2016 Ñuñoa comprehensive plan, 
“population increase implies more demand for services and requires more investment; 
catapulting a malign cycle in which the borough attempts to catch-up.” 
 
Growth in the Plaza Egaña neighborhood shows no sign of stopping and other 
neighborhoods in Ñuñoa are starting to densify, furthering the financial constrain of the 
borough. As Ñuñoa continues to change, it must need to ensure that the new demands for 
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services must be met. Therefore, it is vital for the land administration system of Ñuñoa to 
capture land tax efficiently and effectively.  
 
One service that has suffered most from intense urban redevelopment is the 
provision of green/recreational spaces.  Many such spaces have been privatized and 
converted into buildings.  The section suggests use of Development Impact regulation in 
response to this challenge. 
 
During the observation phase, the researcher noted the lack of green space in the 
neighborhood of Plaza Egaña. Furthermore, user interviews affirmed the researcher’s 
observations as they considered having minimal green spaces and revealing that the 
current cement plaza was previously a green park.  Even at the municipal level, the 
Ñuñoa’s comprehensive plan identified the shortage of green space within the borough as 
one of the key issues to address.   
 
Currently Ñuñoa has approximately 1,077,875m² of open areas including more 
than 100 open spaces and 17 parks distributed in the territory. The green and open spaces 
in Ñuñoa have not kept pace with the 30% population growth of the Borough in the last 
15 years. The World Health Organization recommends a minimum of 10 square meters of 
green space per resident. This signifies that Ñuñoa would need more than double its 
current supply of green space to comply with the recommendation. Also, this calculation 
does not consider accessibility and population concentration. Plaza Egaña, has only 50 
meters square of green space within walking distance, despite gaining a disproportionate 
share of the population influx. Although both the comprehensive plan and regulatory 
documents identify the lack of green spaces in the borough as a quality of life issues 
worsening as more and more developments are approved, the borough has never 
proposed a strategy to correct this inefficiency. 
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To alleviate the financial constraints and social services issue of green space 
shortage, municipal leaders could consider instituting a Development Impact regulation. 
This Development Impact Regulation will be a fee paid upfront by the developer to 
mitigate any externalities caused by the proposed development or to enhance the public 
domain. With this regulation, the Borough of Ñuñoa can effectively manage growth and 
reduce its financial constraint in providing services, as development will pay for itself. 
This mechanism can also give the municipality flexibility in the type of service or 
infrastructure it can fund with the fee. It affords the planning department the opportunity 
to negotiate with developers and municipal officials the best use for the fee and the 
amount. The negative externalities are similar to the previous regulation. Charging too 
much in fees can lead to both the decline in investment in the borough and a decline in 
tax revenue.  
 
To implement the Development Impact Regulation, the borough should 
contemplate leveraging the newly passed “Contributions to the Public Space” law. This 
law passed by the Chilean Ministry of Housing and Urbanism grants boroughs the 
authority to collet impact fees based on mitigations and contributions to public space 
(parking, parks, sidewalks, roads, etc.). The interpretation behind this national decree is 
that both public and private real-estate projects generate externalities that are mostly paid 
by the taxpayers not benefiting from the developments.  
 
Only half of the boroughs in Santiago have adopted this law into their Regulatory 
Plan, mostly of fear of a real-estate collapse. However, as stated previously, Ñuñoa’s 
real-estate market is robust mainly because the boroughs adjacent to Ñuñoa (which share 
the same desirable location attributes) have placed very strict real-estate development 
regulations. Also, implementing impact fees will also benefit the developer (by 
increasing the property value, thus the opportunity to increase rent, and revenue) should 
not weaken the real-estate market in the borough.  
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Similar to the Nollan/Dolan US real-estate property law, the Chilean “Public 
Space Mitigation” law requires extreme legal caution due to its precise requirements that 
must be met so that the imposition of mitigation requirements is not arbitrary. The law 
establishes three principles that need to be followed during a mitigation and/or 
contribution process to properly implement this law.  
 
• Universality: all public and private real estate projects that meet the following 
characteristics must mitigate and /or contribute to the public space:  
o Urban growth by extension: the process that incorporates new urbanized 
land as a result of subdivision. 
 
o Urban growth by densification: the process that increases the intensity of 
land occupation, either because of the increase of its inhabitants, 
occupants or building. 
 
• Proportionality: mitigations must be equivalent to the externalities generated by 
the project and will not bear historical infrastructure deficits. Contributions on the 
other hand, will be adjusted to the density of the project.  
 
• Predictability: mitigations and contributions will be calculated according to 




In implementing this regulation, the borough should be conscious that the 
development must somehow benefit from the public facilities financed by the impact 
fees. This will grant Ñuñoa the advantage as developers would want to see how their 
payment enhances their development. Leveraging “Public Space Mitigation” law will be 
beneficial to the borough because not only can Ñuñoa obtain additional funds to finance 
public infrastructure, but will also face minimal economic disinvestment (due to the fact 











Apartment subletting has become a prominent issue in the region of Santiago. In 
fact, from 2000 to 2018, 40% of those who buy new apartments in Santiago do so as an 
investment and use them for rent (Economía y Negocios, Gutiérrez, 2018). Rapid and 
huge influx of immigrant families from Central America, South America, an Asia 
initiated this trend and a relaxed housing regulatory framework exacerbated this 
phenomenon leading to what Santiaguinos call “Guetos Verticales”. The huge increase in 
population incentivized developers to build high and to build small rooms to fit as many 
units as possible. According to a report by prominent Chilean news agency “El 
Cuidadano”, recent developments in central boroughs of the Santiago metropolitan area 
have an average apartment size of only 200 ft2 (El Cuidadano, Yáñez, 2017). With no 
form of regulation, middle- and high-income families saw these small units as investment 
opportunities and rented them out to 3 or 4 families. This has caused many forms of 
negative externalities such as illnesses, hyper-density, and unimaginable living 
circumstances.  
 
As shown in the previous chapter, Plaza Egaña, has a current building height cap 
of 15 floors for zone Z-1 and 10 floors for Z-1B, but no maximum density control. The 
relaxation on density in the zoning regulation encourages aggressive profit seeking 
behavior by exploiting the use of the land. Due to the permissive zoning, Ñuñoa’s 
proximity to the center, and its great metro connectivity, the neighborhood of Plaza 
Egaña has attracted intense development with these unintended consequences.   
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The following two policy recommendations were presented by the Inter-American 
Development Bank in the report titled “Rental Housing Wanted Policy Options for Latin 
America and the Caribbean”. The housing policies were successfully implemented in the 
city of Buenos Aires, a city similar in context to Santiago. (Jacobo and Kholodilin, 2020). 
The policy recommendations will aid in reducing the externalities and implement a 
resilient framework for the future of Plaza Egaña.   
 
This policy proposes a limit on multi-family residential density. A maximum 
density is placed in all of the zones, except in Zone Z-1. Zone Z-1 has the highest 
allowed building height at 15 floors and is in highly desired areas such as major transit 
intersections, making it appropriate for hyper-density. 
 
The second policy represents subletting standards. This means having an 
institution within the borough that regulates the subletting units. This means that every 
person who seeks to rent out their unit should notify the borough and give information 
such as unit size, number of people living in the unit, and the rent charged. Furthermore, 
a 30/70 renting rule should be applicable for the developer. In other words, the developer 
should designate 30% of all the constructed units as renting units. This will make the 




Regulating Land Use to Maximize the Value of Public transportation  
 
 
The borough of Ñuñoa has 12 metro stations granting residents access to major 
activity centers throughout the metropolitan region. However, many of the land adjacent 
to these stations are underutilized due to traditional zoning. These stations have the 
potential to become transportation-oriented centers and economic, social, and cultural 
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hubs. Various studies from prominent scholars in the field of urban planning, urban 
design, and public policy favor specialized zoning regulations and flexible land-use 
guidelines for land close to metro stations (Lin and Gau, 2006; Jacobson and Forsyth, 
2008; Taki et al. 2017; and Sahu, 2018). These scholars argue that by creating a district 
that allows the construction of walkable and mix-use development, the area will 
maximize the transit potential increasing economic and social efficiency.   
 
The policy proposal for Plaza Egaña consists of establishing a special district that 
encompasses a .25-mile radius around the metro station. This district will allow greater 
design flexibility, resulting in complementing land-uses and encouraging development 
superior to that which would occur using conventional zoning regulations. Traditional 
zoning rarely has the flexibility to produce modern and progressive transportation hubs, 
with mixed-use buildings, a variety of building heights and setbacks, socio-cultural 
protection, and open-space regulations all within one place. This specialized district will 
allow a detailed look at the requirements, and because there are only 12 of these sites in 
the borough, each will receive an in-depth planning and design review ensuring quality 
public facilities and needed site amenities. 
 
The borough will set, for each of the 12 districts, specific community goals, land-
use objectives, and planning/design frameworks. The borough will then enter a 
partnership with the developers that will allow the developer to meet the agreed 
objectives without being bound by the existing zoning requirements. The city will not 
only benefit from obtaining the desired planning/design outcome but will be 
economically sustainable because the developer will pay for all project costs. The 
projects will not receive any type of public subsidy, will avoid additional long-term costs 
for the municipality, and the developer will still be subject to the value-capture 
regulations previously indicated. 
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Plaza Egaña is located within a 1/4-mile radius of a station and thus, will utilize 
this station as a case study. The land-use goals and planning objective for the Plaza Egaña 
hub are shown in Figure 31, located in the following page. 
 
 
The Plaza Egaña station metrics followed the Node-Place Model first introduced 
by Betolini in 1991 and reexamined by Olaru et al. in 2019. The model provides a 
strategy for the development of a transportation hub. The model specifically focuses on 
the enhancement of accessibility within three fronts: (1) as a transportation node (2) as a 
place of activities and (3) accessibility to the user. In short, this model shows a 
transportation node where many, different people can come, but also one where many, 
different people can do many different things: it is an accessible node, but also an 
accessible place. 
 
As the name suggests, the model is composed of two features (1) The Node, 
which is focused on the transportation, infrastructure, and accessibility and (2) The Place, 
Metrics
Permissible land uses: Mix-use Residential, Office, and Commercial
Approx. 1:1:10; Job: (Quasi)Public Space: Housing ratio
Majority Residential and a range of housing types 
High Density; Up to 30 floors and (density)
Human-scale block dimensions (approx. 70 m) and FAR ()
Pedestrian-oriented streetscapes
10 m² of open/green space per resident required
Accessible green/open space
Strong neighborhood connectivity to transit station 
Diverse mix of activities and options for “basic needs” 
Innovative parking development
Limit driver/pedestrian conflict points
Landmark status station
Figure 30. Suggested metrics for the Plaza Egaña special district. Primarily obtained by Bertolini and New Urbanist 
principles. (Author's own elaboration) 
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which focuses on the land-use, planning, and design. Because the station of Plaza Egaña 
is already in use, “The Node” factor cannot be changed. The borough can make minor 
tweaks, but nothing major. The focus of the next sections will be to develop a real-estate 
plan and design scheme for the “Place” factor. The “Place” framework will be guided by 




The goal of the report was to generate a guidance tool for municipalities 
experiencing the negative externalities caused urban redevelopment. The report employed 
an equity and economic approach to redevelopment that consisted of four key strategies: 
(1) Establishing Community Goals, (2) Understanding the Urban Economy, (3) Land-Use 
Regulatory Analysis, and (4) Policy Recommendation. The primary objective of the first 
strategy was to establish the vision and goals of the community to appropriately guide the 
redevelopment process and recommendations. The second strategy, Understanding Urban 
Economics”, presented theories that evaluated the urban economy of the neighborhood to 
understand the reason urban redevelopment is occurring and to identify the urban systems 
initiating the changes. The key goal of the third strategy was twofold, to understand the 
community’s position in urban redevelopment and identify regulatory measures that 
exacerbate urban redevelopment. The report also aimed to provide pragmatic guidance by 
applying the previously discussed strategies into practice through the case study 
neighborhood of Plaza Egana in Santiago, Chile. The second half of each chapter 
consisted of implementing the strategy examined into the context of Plaza Egana. The 
last chapter focused specifically in developing policy recommendations that addressed 
the negative externalities caused by physical urban change in Plaza Egana. The goal of 
the recommendations was not only to respond to the disorganizations currently caused by 
urban redevelopment process, but to generate a robust and resilient framework that will 
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